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Introduction

T o d aglolialkeconomy consists of rapidly changing market trends
and innovations However, he one economic certainty that pertains
to any industry is the increasing need for skillédiman capital And
companies understand thahighly mobike talentwants a great place
with jobs.

City of Staytoneconomic development stakeholdensealizethat a
heightened awareness for creating great and diverse places that
embrace all residents is a critical step in attracting talent, fostering a
sense of ie@ntity, and growing a resilient economic base

Thecity leaders also understanthat complex issues driving income
stratification and workforce skills gaps aneaking it more difficult for
every residento realize positive personal economic growth in
keeping with business growthlherefore,the stakeholders withirCity
of Staytonare committed to consciously fostering a diverse economic
base and skilled workforce tallow ALLcommunity members to
benefitfrom the growing economy.In doing so, they will reach their
vision:

Stayton is one of Oregonod6s best

Grounded in an agricultural and industrial legacy and

driven by innovative, future looking businesses, Stayton

values itsresidents, history, downtown, and natural beauty.

Every resident and businessdide opportunity to thrive

and grow in the City of Staytan
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Overview

The City of Staytons part of the Salem, Oregon region, approximately 10 miles east of Interstate 5
along Highway 22 With a population of approximately’ 900 people, itserves as the largest
community within the North Santiam RiveZanyonarea.lt is surrounded by unique natural beauty of
farmlands andthe Santiam River scenic area that leads to centrab@on.

]
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The City of Stayt on 0 sattheicanftuenceyf theNorthtSangadh canyonand s | o c a
the Willamette Valley The original mills that established the city were powered dyliversion ditch

created from the North Santiam RivelMore recent large industrysuch as the foodprocessor

Norpac, isconnected to the rich agriculture throughout Marion County and the Willamette Valley.

JeldWen and RedBuilt wood products benefit from the foreststhin the region The Marion County

region is building off the legacy of these natural resources with a focus toward the future tied to

technology and innovationSpecifically, th&over nor 6 s Regi onal SMid-uti ons T
Valley Regiornis focused on this economic development opportunignd directing future investments

toward this opportunity.

The City of Staytons positioned to capture new emerging industrieied to these natural resources,
but through modern innovations. The city is fortunate to haw® acres of vacant industrial land on
the west of the city to foster the growth of new companies, which is a significant focus of this strategy.

Our Pro cess

An EconomicDevelopment Strategyand Action Plan must be devised by and for the community it
serves. While looking at national and state trends and conducting a data analysis are important to
determining trends, assets, and challenges, soliciting input from localibhesses and community
members gives this analysis muateeded context. By providing a platform for community members
and business leaders to share their lessons and new ideas, we hope to generate a universal
understanding among public, private, and governamtal partners. To identify the economic
development priorities ofStayton the following five steps were followed:

Examine national and state trends. Discuss with stakeholders the current national trends driving
economic development and how they align witlocal development priorities and trends.

Benchmark and compare the City to the Region. Provide quantitative data regarding the
community profile and demographics to establish a foundation of existing conditions. This data is
contrasted with the regiorand state to provide context.

Evaluate industry advantages and talent capabilities. Develop a quantitative analysis
examining Staytond6s industry clusters and talent
region and U.S. to provide comp@sons.

Conduct Discussions. For a strategy to be inclusivé for the community, by the communityd
diverse voices and perspectives must be brought to the table. Outreach in person with economic
development stakeholders is facilitated to hear from a \&tyi of perspectives.

Identify Key Themes. It is essential that areas for investment and growth are built upon shared
principles and community values that are conveyed through survey responses and stakeholder
meeting feedback. Consistent messages create/ kkemes of focus and direction that are unique to
the community and shape the Goals and Objectives.

Develop Goals and Objectives.By devel oping a oplaybookdé of dire
goals and objectives, the City can identify where they shotddus time and monetary resources to
most effectively foster business growth and expansion.
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What is Economic Development?

Economic development can be defined as efforts that seek to improve the economic-Wweihg and
quality of life for acommunity by creating and/or retaining middle and higltincome jobs and
supporting or growing incomes and the tax base through diversification of the local economy. These
jobs are generally defined as two differeategorieswith distinct needs in terms ofvorkforce and
business locationln addition, these sectors requirdifferent types of support and investments from
various stakeholdersThese sectors are distinguished for clarification regarding strategy objectives
and actions.

Traded Sector vs. Local Sector Jobs

Tradedsector (also referred to aan exportsector) businesses include industries and employers which
produce goods and services that are consumed outside the region where they are produced and
therefore bring in new income to the area (e.gmetals and machinerysoftware). Workers in the

traded sector tend to have higher educational attainmentvork more hours, and earn higher average
wages than localsector business.

As the traded sector increases employment and wages, it also enables entrepreneurs to develop skills
and resources to foster innovtgon and start new businesses and increase employment opportunities.
Furthermore, certain tradedector companies foster a supplghain effect that createthe need for
additional companies to supply components of a product that is manufactured.

Local setor business consists of industries and firms tlza inevery region. They produce goods

and services that are consumed locally in the region where they were made, and therefore circulate
existing income in the area.g.grocery stores physician office, bank3. These businesses are
important as they make a community distinct and provide amenities to attract young professionals
and families that drive the new economy. A sampling of traded vs. local sector businesses iGitiie

of Staytonregion is indcated in Figurel
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Figure 1 Representative Traded Sector and Local SectorCity of Stayton Businesses
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Table 1highlights the average wage difference between traded sector jobs and local sector jobs in the

U.S.Asthe job baseexpands, a regioris more attractive to employees becse they havemore

options for career growth. In turn, once the employment base grows, competition will occur and
ultimately increase wages.

Table 1L Annual Average Wage Comparison, USA, 2018

NAICS

Traded Sector

Industry Sector

United States

Average Wage 2017

55 Management of Companies & Enterprises $119,885
Information, Professional, Scientific, &

51-54 . . $99,705
Technical Services

42, 31-33 Wholesale, Manufacturing §$71,372

48-49 Transportation Warehousing $51,726

11 Ag, forest, fish, hunting $34,464

23 Construction $60,735

61, 62 Education, Health Care & Social Assistance $49,565

71 Arts, Entertainment, Recreation $37,759

44-45 Retail Trade $31,217

72 Accommodation & Food Services $20,731

Source: Bureau of Lab@&tatistics, QCEW data
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Industry Clusters

A cluster is a regional concentration of related industries in a particular location. Clusters are a
foundational element to regionabconomies, makinghem uniquely competitive for jobs and private
investment. Theyonsist of companies, suppliers, and service providers, as well as government
agencies and other institutions that provide specialized training and education, information, research,
and technical supportVarious regions across the US have unique clustesking them distinct:

Portland, OR has semiconductors whereas Seattle, WA has aerospace. Industry clusters function on a
regional metropolitan statistical area (MSA) level because assets such as workforce and transportation
infrastructure are not constraied by local municipal boundaries. Therefore, in order to effectively

grow an industry cluster, it is important to leverage existing assets and collaborate on a regional and
state level.

An industry cluster is comprised of the following elements, withs® being more important than
others depending on the industry. A city plays the important role of providing the necessary
infrastructure and zoned land to allow various types of industry to thrive.

Figure 2: Elements of an Industry Cluster

Higher
Education Industry

* Degree programs tied to * LQ over 1.0 that shows
industry there is substantive base
* R&D spurring innovation of industry

tied to industry Infrastructure Robust supply chain

Strong
commercialization and « Physical: roads, utility Talent Base
tech transfer focus availability
» Digital: broadband
« Sites: Buildings and sites
where talent and
business wants to go

* Robust workforce at all
levels

+ Strong local training
programs tied to cluster

Source: Bridge Economic Development

Importance of Talent

The national economy is becoming increasingly more talent/knowledgased than resourcebased,
meaning that peopl e, rather than raw matakei al s, a
and prospects for growth. This applies to all industries, including manufacturing, professional services,

and technology. This is not to suggest th&taytonneeds to focus their industrial base entirely on

technology companies, buto understand thatthe modern economy depends upon highly skilled

people to thrive. For this reason, a coverfymgppyds nu
this is the Duke Fuqua School of Business CFO Global Business Outlook Sufeyschool has

1 https://www.cfosurvey.org/wpcontent/uploads/2018/12/Q42018 US KeyNumbers.pdf
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conducted the survey91 consecutive quartersince July 1996The years 2017 and 2018 are the first
ti me that t@&iAdasd retainingegdalified employeewas their number one concern over
other factors such as input costs or regulations.

Asignifcmt cohort of the talent in demand con2i sts of
to 38 in 20B), made up of approximately 76 million peoplé the largest demographic group our

country has seen. As this generation shapes dalent-based economy, it is important to understand

what motivates them and the communities they choose in such a highly mobile environment. This

group has been slower to marry and move out on their own, and have shown different attitudes to
ownershipthath ave hel ped spawn whatds being called a o0sh
trends are likely to continug Furthermore, it is I|likely that tod:
many of the same values that are driven by affinity for technologhisidesired &lent is attracted to a

great place with jobs. Such an environment includes the following elements:

Job BaseTalent moving to a new community wants to know that there are other opportunities if the
job that brought them there does not fulfill gpectations.

Simple Commute Many millennials are not defined by the automobile, and do not want to drive if

they dondt have to. As reported in Urban Land I ns
car for those people 34 years old or youngeaare down 23 percent nationally. The American
Automobil e Association reports that the percentag

declined from 85 percent to 73 percent between 1996 and 2010, with federal data suggesting that the
decline has catinued since 2010. Locally, the average miles travelled by any mddelking, driving,
biking, or taking transi® is the lowest for millennials.

Housing Options All talent, includingmillennials, desire affordable housing near employment. In
order to maximize opportunities for talent attraction and retentigiit is important for communities to
provide a variety of options to meet a diversity of population needs.

Urban Lifestyle Millennials tend to prefer density with alternative transportation modesaretail
nearby, which provides alternatives to owning a car. This urban lifestyle does not mean that an entire
community must conform to urban densities. What is important is that some element of an urban
lifestyle through either a healthy Main Street intraditional downtown or denser town centers in
suburbs is provided.

Amenities Millennials are looking for ample amenities, especially restaurants and access to outdoor
recreation.

Open Culture Millennials embrace social or ethical causesmd communites that are more diverse,
accepting, and open to change.

2 Millennials Coming of Age, Goldman Sachs, 2017

3 Brookingslnstitution, 11 Facts about the Millennial Generation, June 2014
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The Cityodos Rol e

A municipality does not create jobs. It creates a great environment so that business can easily invest
and create jobs. With that understanding, the city should focus on fledlowing elements to promote
economic development.

Sites and Infrastructure

Businesses need to go into buildings and develop on sites with adequate infrastructure. Furthermore,
similar types of businesses like to physically group together to build a destination and allow for
collaboration.Where an employer locates depends on thiadustry. Software is dependent on highly
skilled talent and will locate where talent wants to be. In addition, because of the lower capital
investments and less dependence on transporting finished products, they can afford higher rents that
allow them b locate in more urban/downtown locations. In contrast, manufacturing, while also
needing talent, must consider access to transportation infrastructure and lower land and building
costs to offset capital equipment investment costs. Additionally, some méacturing is dependent

on rail infrastructure to lower operational costsAligning industry clusters with available subareas
(sites with appropriate infrastructure) is an important role for the city to convey genuine support for
economic growth.

Focus on Existing Residents

As the community makes significant commitments to land use designations and infrastructure
funding, it is important to make sure that the existing residents benefit. Rather than allocating a
significant effort to recruiting businessdas move to Stayton, the city should support and promote
programs that allow existing residents to start their own businesses or gain skills that improves
opportunities to work at expanding companies. As indicated in the following figure, the majority of

job growth across the United States comes from local stagis and expansions. So not only does
focusing on local residents enhance local asset wealth, it is simply the most efficient way to grow jobs.

Figure 3: Sources of Job Grovth Across the United States

A small fraction of jobs are attracted from out-of-state

3%

from out-of-state relocations

11%

from out-of-state expansions

86%

from in-state startups and expansions

86%

Source: Conter 00 Budget and Policy Priortdes, 2016

Source: Brookings, 2018
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Workforce Development

When planning for a future economyit is important to understand that all industries are dependent

on a talented workforce that has technical skills andfdegree attainment.Cityof Staytord s f ut ur e
economy requires a skilled workforce with training in career technical education (CTE) and access to
higher education science, technology, engineering, and mathematics (STEM) degrees.

Career Technical Education (CTE) Training

CTE training is targeted toward middleskill jobs, which require education and training beyond high
school but less than a bachelor's degree, and are a significant part of the economy. Of the 55 million
job openings created by 2020, 30 percent will require somellege or a twoyear associate degree

It is important to foster partnerships witlChemeketa Community Collegand local primary and
secondary schools to encourage youth to consider this career path. By engaging youth early, they
may be more likely to attad higher-education opportunitiesor obtain other skills training and either
start their own enterprise or apply their critical skills with local companie€iity of Stayton For
smallercommunities such as Staytorproviding a clear career path to local businesses is an
important strategy to retain talent.

STEM Hub

Oregon hosts13TEM Hubbacross the stateo build connections in a geographic region so that
student can connect to STEM experiences early and oftegniting passions and interest in these

fields.STEM Hubs focus on showing studentsalworld connectionsbetweenlearning material and
careeropportunities to apply their knowledge outside of the classroor@tayton is part of theSouth

Metro-Salem STH Partnership which focuses on fostering opportunities for highrowth and high

wage opportunities within STEM related occupations.

Higher Education

Globally, positions requiring substantial independent judgment and decisioaking are now in high
demancP. Increasinglyemployers are demanding a workforce that has technical skills, including
manufacturing jobs that involve the operation of sophisticated machinery requiring some advanced
training beyond high school. Science, technology, engineering, andthematics (STEM) workers are
increasingly in demand and in short supply, especially in the private sector which needs software
developers, data scientists, and those in skilled tradeiy of Staytonis fortunate in that it isonly 40
miles from Oregon Sate University (OSUp Corvallis and 18 miles from Chemeketa College in Salem.
Both of these institutiongrovide several degrees to equip students with technical, interpersonal, and
entrepreneurial skills that are in high demand.

4 Association for Career and Technical Education, 2016.
5STEM crisis or STEM surplus? Yes and yes, Bureau of Labor Statistics, May 2015.
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Background

In developihg the economic development strategy, it is important tanderstand potential barriers
and perceptions that may preclude economic development opportunities. The following information
summarizes current infrastructure needs in the city and feedb&am local businesses ancesidents

Infrastructure

Over the past several decades thaty hasexperienced steady growth but growth has substantially
slowed during the past ten years. With roots in the agricultural and manufacturing industry, the City
saw thedevelopment of an industrial park on the west side of City in the 1970s. However, that
industrial park still has vacant available land, and there has been no new industrial construction in the
City since 2005. Furthermore, in the past ten years the citg Baen only iree new commercial

buildings constructed. This limited employment growth stifles opportunities for the existing residents
to obtain local familywage jobs. The following map indicates where there is additioriablustrial

growth opportunity within the city.

Figure 4: City of Stayton Industrial Focus Area

Stayton, Oregon
Economic Development
Strategy
Industrial Focus Area

Legend

Taxtots

Industria Focus Area

Linn|County,

MACKENZIE.

SourceMackenzie

This land opportunity has attracted interest from the followiqojects however did they did not
pursue development due to perceived infrastructure costs.order to successfully retain and attract
companies to this area, the following analyses were prepared to determine potential barriers and
recommended solutions.
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Table 2: Potential New Development Projects that Considered the City of Stayton

Possible Building

Industry Investment Employment sq ft Site Acreage Year
Agriculture $18 million 42 Multiple NA 2016
Manufacturing $90 million 60 Multiple NA 2018
Manufacturing $120 million 90 650,000 17 2018
Manufacturing $9 million 20 150,000 4 2018
SourceSEDCOR

Utility Rate Comparison

As part of the economic development analysis, Mackenzie prepared a utility rates and user fees
analysis compared across benchmark communities to determine if the rates are significant barrier to
investment. The report is provideth the Technical Appendithat accompanies this Sttagy. In
summary, the City of Stayton water rate is the most complex of the benchmark communities.
Generally, the City of Stayton charges less than other jurisdictions for water rates based on water
meter size. For example, fax 4" water meter, the City of Stayton charges users $826184s each

month than if the same user were located in the City of Independence.

Table 3: Sample Water Meter Base Rates by Jurisdiction

Category Creswell Independence Monmouth Silverton
5/8"to 3/4" $6.98 $36.64 $33.93 $18.23 $15.76
1" $17.49 $56.73 $71.26 $25.52 $26.25
1.25" $26.13 - $105.23 = =
1.5" $34.88 $94.12 $149.34 $32.79 $52.50
2" $55.73 $152.06 $257.94 $52.79 $84.00
3" $104.57 $415.14 $570.19 $200.33 $168.00
4" $174.28 $645.62 $1,001.22 $251.22 $262.50
6" $348.46 $1,258.66 $2,243.10 $382.48 -

8" $557.57 $2,033.02 - - -
10" $801.55 - - - -

Source: Mackenzie, City of Stayton

In spite of the City of Stayton having some of the lowest water meter charges, total charges for utility
rates and user fees tend to be higher in the City of Stayton than in other study cities. This is especially
true when comparing largescale users wittigh-water usage. As outlined in the following table, the
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City of Stayton has the highest total charges in both industrial user scenarios and second highest total
rate in the large retail user scenario.

Table 4 Sample User Total Utility Rates and User Fees by Jurisdiction

Sample User Stayton Creswell Independence Monmouth Silverton
Light S855.62 529551 §705.42 $324.46 $814.39
Manufacturing ' ' : ’ '
Industrial $982.72 $375.40 $679.62 $440.71 $912.14
Agricultural
Large Retailer 52,078.29 $1,400.94 $1,573.58 $1,343.42 $2,410.04
Commercial Repair $181.26 5103.91 $262.32 571.19 $181.23
Retail Office $375.13 $159.51 $395.98 $107.28 $221.78

Source: Mackenzie, City of Stayton

Based on the sample user comparisons and the observations above, Mackenzie recommends
considering the following in further policy decis

1. The City of $&ayton may wish to simplify the manner in which rates are calculated or
communicated.

2. To encourage largescale users to grow in the City, Stayton could restructure the
utility rates to focus on charging users higher usage fees and lowering the monlfage
service rates.

3. The City should periodically conduct an analysis of actual operation costs and capital
improvement costs for water, sewer, storm, and transportation.

4, Consider direct action to incentivize the growth of largecale industrial sers
including reducing rates for certain users if they agree to, and execute, an agreement to
increase employment opportunities for Stayton residents (by way of comparison, Creswell
charges a special water rate for industrial users).

5. Consider also coparing property tax rates for the benchmark communities to

identify differences that could affect economic development potential over and above utility
rates and user fees (itds possible that other
property taxes and subsidize their utilities from their General Funds).

In all instances, City Council would need to balance competing demands and may wish to seek the
assistance of a financial consultant since rate/user fee changes that benefit users andatinjois
may have negative financial consequences for the utility funds and/or the General Fund.

Infrastructure Needs

Theinfrastructure requirements to develop the vacant industrial properties pertains to transportation
and stormwater improvements. Asutlined below, hie improvements are too significant for one
developer to provide; therefore, a publiprivate solution is desired.
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Transportation

Kittelson & Associates, Incompleted a Transportation System Plan (TSP) in 2019. One of the
recommended improvements is a new roundabout at Shaff and Wilco road. As noted by some
industrial users, this will likely be similar to the roundabout on Highway 22 in Sisters, Oregonhwhic
successfully accommodates a significant amount of semoick traffic.

Figure 5: New Intersection Improvement

Source: Kittelso& Associates, Mackenzie

This improvement is estimated to cost $2.85 million and meets signal warrants right now. This means
that any new building expansion or development will trigger the need to build tiisprovement. In

order to proactively remove this barrier to investment, the following phases for construction are
proposed to obtain potential grant funding leveraged with local investment.

Phase 1 is necessaty refine the infrastructure design, determé right-of-way (ROW) impacts, and
acquire property. Estimated costs and timeframe for each element in this phase is outlined below.
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Roundabout Design

Item Estimated Cost Timeframe

Survey $15,000 6 weeks

Geotechnical investigation $20,000 6 weeks

Preliminary design and cost estimate | $124,000 8 weeks

Public engagement and outreach $30,000 2 months, depending on
approach

Appraisal and ROW acquisition $5,000 6 weeks

Permitting $10,000 10 weeks

Total $204,000

Source: Mackenzie

Upon completion of Phase 1, constructiaf the roundaboutis estimated to cost $2.6 million per the

following estimates.

Roundabout Construction

ltem Estimated Cost Timeframe
Construction drawings and inspection | $239,000 6 months
Propertyacquisition $200,000 6 months
Construction and contingency $2,191,000 12 months
Total $2,630,000

Source: Mackenzie

Stormwater

The major planned stormwater upgrades affecting the Industrial Study Area include installation
larger pipes andconstruction of regional detention facilities to better limit peak runoff and convey
flows in the municipal pipe systems and ditches. In general, City staff deems construction of regional
detention facilities to accommodate runoff from new development taebmore efficient than multiple
onsite detention facilities.The following images convey how development may occur with each site
addressing stormwater individually versus a regional approach. The regional approach allows for
more efficient use of landarea dedicated tobuildings and vehicle maneuvering as opposed to large
area dedicated to stormwater facilities on each site.
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Figure 6: Stormwater Options: Individual site treatment vs. Regional treatment
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Source: Mackenzie

Phase 1 is necessany refine the infrastructure design, soil testing, and property acquisition.
Estimated costs and timeframe for each element in this phase is outlined below.

Stormwater Facility and Swale Design

Item Estimated Cost Timeframe
Geotechnical investigation (including | $20,000 6 weeks
groundwater table monitoring)

Wetland delineation $25,000 4 weeks
Survey $15,000 4 weeks
Preliminary design and coststimate $16,000 6 weeks
Appraisal for property acquisition $7,000 6 weeks
Permitting $5,500 8 weeks
Total $88,500

Source: Mackenzie
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Upon completion of Phase Lionstructionof the stormwater facilitiess estimated to cost total of

$2.3 million per the following estimatedor the facility and swale.

Regional Stormwater Facility Construction

Item Estimated Cost Timeframe
Construction drawings and inspection | $65,000 8 weeks
Property acquisition $610,000 6 months
Construction $700,000 12 months
Total $1,375,000

Source: Mackenzie
Wilco Road Swale Construction
Item Estimated Cost Timeframe
Construction drawings and inspection | $57,000 8 weeks
Property acquisition $400,000 6 months
Construction $480,000 12months
Total $937,000

Source: Mackenzie
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Railroad Services

The Stayton Industrial Area has rail infrastructure  rigyre 7: WVR Line and Service
and companies such as RedBuilhd Valley !

Agronomicswere served in the pastThe rail lineis " e ¥
owned by Union Pacific Railroad (UP), and operate: / Sttoss
via lease to Willamette Valley Railway (WVR). The

East Maion Rail Line, herein referred to as the WVF%Z‘”““"
line, isapproximately 31miles in length running & IS e .

from Woodburn to Stayton. Currently, it is operating .. 4 U dnilcs Pt Bagiecict
10.4 miles between Woodburn and Silverton, but

the remaining 20.8 miles from Silverton to Stayton i ™™ v
out of service. The line was taken out of service anc

embargoed for many reasons, most notably heavy Keizer, |0 e
rainfall causing washout& Aumsvillein January @ 5 @
2012, decline of rail traffic at Stayton, and lead painw (%)

flaking off the Silver Creek bridge in Silverton. (_Salem Fruitiand
Currently, there is no embargo in placéhat halts R Comes St k-
service,and to date, the railroad has not filed for
abandonment or discontinuance of serviée

Monitor

North Howell

Out of Service
20.8 miles

The rail line enters Stayton from the west into the -« b
industrial area at approximatglLocust Street and "se“‘es ) 2% ;;

. unnyside & 4 ¥ Turner
runs parallel to the road down to the Norpac facility. B Geer Branch

According to the recenteconomic Sudy of the L 9|
facility, WVR has received grant funds to make 3 {’ 2L

Removed

willing to fund the improvements of theail in
Aumesville. Estimated osts to reopen the line include:

1 $135,000 in initial track repairs, estimateeB2months.

1 Plus $52,000 for bridge repairs within the first year.

1 $2.5 million in upgrades to sustain Class 1 track standards (10 mph for fréigins and 15
mph for passenger) over the next 10 years.

While funds are generally available to make necessary repairs, the most significant pgeakiding

rail service is customer demand. Thetal amount of rail carloads at Stayton declined from 1,180

2006 to 107 in 2011 due to the recession. WVR did not have enough revenue to cover operating costs
let alone justification to repair the line after the washouts2012 Most of these customers araow

trucking products to/from raidserved facilities lsewhere in the Willamette Valley. Based on the
interviews with business as part of the Economic Stydize line could generate 339 to 594 carloads

per year if it were returned to serviceBased on this amount of demand, a surcharge of $500 to

6 Economic Study of the East Marion Rail Line, Ankogistics, LLC, February 2018
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$1,500 per carload is required by WVR in order to offset operating costs and invest in infrastructure.
However, customers will see savings from having direct rail service. The Economic Study suggests a
surcharge of $750 per car for Staytebased customersassuming grant funds are secured to offet
capital investment costs.

The City of Stayton supports maintaining the rail to serve industrial usétthere is a future tenant
seeking rail servicejgnificant coordination between the County, Stayton aklmsyville is required, as
well the engagement of WVR, to make repairs and provide service. Outreach to WVR to determine
their level of interest for providing service is a necessary first step. The \é/fent lease expires
December 31, 2023

Stakeholder Interview Themes

In January 2019, Bridgeeld severalmeetings with industry representatives, small business
organizations, thePublic Advisory Committee (PACANd city staff to determine opportunities and
challenges to fostering economic devepment in the City of Staytonregion. SpecificallyBridge
conducted interviews to discuss the following as it related@ity of Staytonpublic infrastructure
education,industrial growth, andquality of place.The dty also distributed a digital survey and
received 70 responsesConsistent theme and comments are noted below Detailed responses are
provided inthe Technical Appendix.

History of No Growth Stayton has recently maintained a culture of no growth in the form of
restrictive annexation policies, limiting the size of retail stores, and minimal proactive infrastructure
investment to encourage industry growth.

Potential The digital survey revealethat a majority of residents and business owners believe the
community has potential.

Small Town FeePeople value the smaltown feel of Stayton. Fostering this asset is important in how
the city encourages development.

Lack of VisionConsistentlycommunity input suggess there is no clearly understood direction of
where the city is investing time and resources.

Need to Enhance Family Opportunitie®Residents would like more recreation and entertainment
options for the entire family.

Strong CTE Pograms The Stayton High School is actively growing the CTE program and engaging
with local businesses to give students a clear direction and path for local career opportunities.

Manufacturing/Construction Skill#\ significant amount of Stayton residents is skilled in
manufacturing and construction occupations.

Available LandThere is a significant amount of vacant industrial land on the west side of Stayton,
which is remarkable asset in the Willametialley.

Infrastructure Investment NeededThe industrial area requires key transportation and stormwater
infrastructure improvements to ounlockdé the avail

A Downtown with Potential Do wnt own St ayton has grgeadahistortboneso6 wi
building stock and unique water features.
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Growing Anchor Institutions: Health Care and Hospitas the regional center for the North Santiam
River Canyon, Stayton is home to a growing hospital, which provides higdge employment
opportunities that are diverse from manufacturing/constructions.

Connection to Outdoors.The North Santiam River Canyon is a beautiful natural asset with hitiaits
and river activities and access tmountains It is a reason that people enjoy living in Stayt.

Strengths, Weaknesses, Opportunities, and Challenges

The following strengths, weaknesses, opportunities, and threats (SWOT) are derived from stakeholder
input, survey responsesnd general research.

Strength (internal) Weakness (internal)

i Industrial vacant land 9 Infrastructure needs

1 Water availability 1 Lack of community identit and

1 Hydroelectric power vision

9 Existing industrglusters 9 Housing availability

9 Aligned education programs with clusters 1 Lack of job growth

1 Proximity to 5 1 Lack of new commercial investment
1 Small town community 9 Percent of population with

T Good downtown Obonesbod Bachel ords Degre
f Oregon obrando6 for food and 30.9%)

1 Growing population 3.1%

1 Young (Median age 34.4 vs US 37.8)

Opportunity (external) Threat (external)

Access toPNW mountains, beaches, forests
WestCoast population growth
Naturalresource innovation Inability to fund infrastructure
Access to foreign markets Inability to allow for more diverse
Growth in health care demand housing

Stayton is regional hub foNorth Santiam River area

Growing household income but still below US average ($49,57

vs $57,562)

Access to affordable housing
Limited skilled workforce

= =) =) =) =) =] =)
= == =) =2

Economic Assessment

The following information provides a current snapshot of economicrmditions inCity of Staytonthat

provide direcion regarding drategic actions.These data points can serve as a point of referenie

gaugeift he Cityds compet it i viorcantextand commapesens,thisanalgsia k ne s s e
compares the City of Stayton to ten Oregon, Washington, and Colorado communities, whose size,
demographics, and economics are similar to the City or offer policies and practices that the

community can look to for best practices: Creswell, Oregon; Dallas, Oregon; Hood River, Oregon;
Independence, Oregon; Lebanon, Oregon; Monmouth, Oregon; Ridgefield, Wagton; Silverton,

Oregon; and Wellington, Colorado. Benchmarks were selected in partnership with City staff and the
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members of the Advisory Committee. A futlata appendix, supporting the takeaways below, has
been provided to the City of Stayton.

Demograph ics

Located in Marion County, Oregon, Stayton is the fifth largest city in the county artime
suburban bedroom community for many residents working in Salem, the s@&growing capital city.
The following outlines the key takeaways from the analysisoSt ayt onds demographics

Population Growth Consistent with National Average . Nearly 8,000 residents call Stayton

homedan i ncrease of 237 residents (3.1 percent) fro
with the U.S. average (3.0 percent) butrres ninth among the benchmark communities.

Approximately 14 percent of Stayton residents lived outside the county, state or country the previous

year @ slightly above the national average (13.4 percent)

Millennial Residents . Millennials (residents betweethe age of 20 and 34) represent 16.4 percent
of St ayt odbpmercentdessithdretimetUsS. average. This ranks eighth among the benchmark
cities on par with Dallas (19.3 percent) and Creswell (16.4 percent) but well below Monmouth (36
percent) andindependence (30.2 percent) where millennials account for one in three residents.

Al armi ngly, St ayt odedrsased2b pefcennsimdée 2013, whiephe U.&.taverage
increasedby 17 percent.

Younger Median Age.St ayt onds me danking it & the fourtrsyouBigest €ty among
the benchmarks and welbelow the U.S. median age of 37.8.

Racial and Demographic Make -Up. Eightyf i ve percent of Staytonds res
additional 11 percent of residents identify astadicial (two or more races).

Hispanic Residents. Approximately 1,700 Stayton residents are Hispahiwearly 21 percent of the
total population. This ranks third among the benchmark communities, behind Independence (32.8
percent) and Hood River (28.1 percent), tuellFabove the U.S. average of 17 percent.

Income

Compared to its peer cities, Staytonds income met
the national average. However, in recent years, S
median household Income, per capita income, average family income, and median individual wages.

The following are key takeaways about Staytonds v
Median Household Income .St ayt on6s medi an household income of
the benchmark cities and is 14 percent | ess than

household income has increased 28.6 perceditanking first among the benchmark cities and nearly
three times faster than the national average (8.7 percehikewise, Stayton's average household and
family size also have increased slightly since 2013.

Per Capita Income. Stayton's per capita income ($20,743) ranks seventh among the benchmark
cities, on par with Independence ($20,153) and Lebanon ($19,427) byeB&ent less than the
national average ($31,777). The per capita income in Stayton has increased 10.7 percerd 2013
consistent with the U.S. average.
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Average Family Income.St ayt onds average family income incre
$62,723. This is still nearly $32,000 less than the U.S. average and ranks eighth among the benchmark
cities.

Men Median Full -Time Wage. Stayton male residentsvorking fulttime earn approimately
$33,700, ranking last among the benchmark cities and nearly $18,000 less than the U.S. average
($50,859). From 2013 to 2017, the median-tuthe earning for men has increased 31.1 percent,
ranking first among the benchmark cities and ten timessfar the than national average (3.1 percent).

Women Median Full -Time Wage Stayton female residenta/orking fulttime earn nearly $32,000
annuallyd 22 percent less than the U.S. average ($40,760). While wages for men workintimelin
Stayton have in@ased more than a third since 2013, wages for women in Stayton have declined 2.2
percent.

Equity

In addition to income metrics, various equity metrics such as poverty shares, housing cost burdens

and insurance coverage rates offer a look into communityality and longterm health and

sustainability. In Stayton, a quarter of families with children live below the poverty line and more than
one-third of homeowners pay more than 30 percent of their household income towards housing

costs. The followingareke t akeaways about Staytonds various eq

Poverty Levels.St ayt onds p o v eabdvethelU&Svaeerage: 1& peecentwoé dll families
live below the poverty line (compared to 10.5 percent of the country) and 24.6 petagrfamilies with
children are below the poverty line (16.7 percent for the U.S. as a whole). On both metrics, Stayton
has the fourth highest poverty levels among the benchmark communities.

Health Insurance Coverage. Nine in ten Stayton residents haveslthcare this is consistent with
the benchmark cities and the national average.

Mean Housing Value.St ayt onds average housing value is $21:
and ranking fifth among the benchmark communities. One third of Stayton housklt®(33 percent)

with mortgages pay more than thirty percent of their monthly income on housing costs; this is slightly

higher than the 29.5hare of U.S. household.

Gross Rent St a y averagénsonthly gross rent is $1,425 31 percent more than the U.%verage.
However, just 12 percent of Stayton renters pay more than 30 percent of their monthly income on
housing costs. This ranks the best among the benchmark communities. Across the U.S., fifty percent
of renting households spend more than a third oheir monthly income on housing costs.

Educational Attainment

To thrive in todayds competitive economy, talent
metrics offer a look into capabilities of a community. Five in ten Stayton residents hadegsee of
someleveldAssoci at ed s, Bachel or 6 s, or graduate. A det a

No High School Diploma .Approxi mately 15 perceare25andoldt ayt ono
(740 residents) do not have a high school diploma. This ranks third kigttamong the benchmark
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cities and above the U.S. average (12.7 percent). From 2013 to 2017, the share of residents without a
high school diploma shrunk 15.9 percent.

High School Diploma . An estimated 1,650 Stayton residents hold a high school diplomateesr

highest educational attainment leve 34 percentof residents 25 and olderThis is a 5 percent

increase since 2013. Stayton ranks just behind Sheridan (39.7 percent) and above the national average
(27.3 percent).

Associ at e Dhistysevengerree nt of St a5yéas and sldefl S0 iredidems) s
have an Associateds degree or some coll ege. This
average of 29.1 percent but ranks ninth among the selected benchmark communities.

Bache | or 6s Degr.®©mel prt HHirgleen percent of Staytonds
Bachel or 8ds Deélgsstham hatf the natiorgllaeerage (30.9 percent) and ranking at the

bottom of the selected benchmark cities. From 2013 to 201, ttumber of Stayton residents with a

Bachel ords Degree or hi gdlassof3I0@rssidents.dvioreoses, pist2928 3 per c
Stayton residents were enrolled as students at a college or university in 2017.

Occupational Clusters and Resident Skills

Research has found that it is the clusters of talent and skills that drive dlomggrowth and prosperity.

Thereare3broadsetof ski |l |l s that drive todayds economy: Kkr
For St ayt on, ctidnhne warking sedios wokfioroedsua competitive advantage and will
be critical to the cityds economic development st

clusters include:

Working Sector . Approximately 1,200 Stayton residents make upthect y 6 s wor ki ng sect o
percent)d skills associated production/manufacturing, transportation, and maintenance. This is the

highest share among the benchmark cities and well above the U.S. average (21.5 percent). From 2013

to 2017, St aydrgrewd33percentki ng sec

Service Sector.Five in ten Stayton workers (48.9 percent) have skills associated with the service

sectord a share that ranks third among the benchmark cities of Monmouth (55.1 percent) and

Sheridan (52.9 percent). A challengefor& syt onds | arge service sector: |
supporting, are generally associated with service
justincreased 1.9 percent since 2013.

Creative Class.Just 510 residents (15.4 percent) make upyStao n 6 s 0 warkera with skiéls in
technology, arts/ culture, professional services, and educatéranking last among the benchmark

cities and is | ess than half the U.S. average. Fr
6.6 percentd the only city among the benchmarks to lose creative class residents. This trend is similar
to the | oss of Stayton residents with a Bachel ord

Business Establishments

New business formation is cgidedacrmdmito @p@ortdd migt ys.
businesses not only provide employment for residents, but many of them offer the amenities that
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make Stayton a great place to live. The following is a look the sectors makingup a y busimesss
establishments:

Little t o No Growth in Business Establishments. From 2012 to 2016, Stayton experienced just

a 0.4 percent increase in the number of business establishments, while the U.S. as a whole
experienced a 4.4 percent increaseesettalyt onds | i m
benchmark cities.

Construction . Construction establishment§ more than40dmake up t he | argest sha
businesses (16 percent). Across the U.S., construction businesses, on average, comprise 9.0 percent of

a c i t ediablishments.alhe number of construction businesses in Stayton has declined 4.5

percent since 2012.

A High Share of Retail Businesses Retail businesses make up the second largest share (14.4
percent) of Stayton businesses. This is consistent with Stalving a large service sector base

among its residents and ranks third among the benchmark cities behind Sheridan (15.3 percent) and
Hood River (14.8 percent). From 2012 to 2016, the number retail businesses in the Stayton has
increased 5 percent.

Financial Services and Real Estate When combined together, financial services businesses and
real estate offices comprise more than 12.1 percent of all Stayton establishments, ranking first among
the benchmark cities. However, for professional services busiassStayton has just half the share of
the U.S. average (11.6 percent).

Residents by Industry

By examining Oresidents by occupations, 6 and educ
that Stayton residents have to secure employment. Examining e si dents by industry,
the industries that are important to the economic opportunity of local residents. Stayton's

employment base, among its residents, has increased by 4.1 percent since 2013 to 3,307 employed
residents. Key takeawaysaba t he signi ficant industries that ar
include:

Manufacturing . Twenty percent of Staytondés residents (67
sectord an 11.6 percent increase over 2013. This share of workers ranks first athergnchmark
cities andis double the share of the U.S. average (10.3 percent).

Med and Eds.Theheal t h and educational sector @&anpl oys 17
estimated 550 worker®) a 7 percent increase from 2013.

Retail Industry. Approximat el 'y 13. 4 percent of Staytonds resid:ée
sector, ranking third among the benchmark cities and behind Lebanon (15.9 percent) and Wellington

(15.7 percentlEmployment of Staytonresidents in retaihas increased 2®ercent since 2013, adding

an estimated 150 new jobs.

Construction . Nearly 250 Stayton residents are employed in the construction indugti¥.2 percent
of residentsd a 117 percent increase over 2013.
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Agriculture .St ayt onds agr i c u lfor52rpercemt of desidert employment (b78)a t s
share that ranks second among the benchmark cities and just behind Independence (8.0 percent).

Transportation, Warehousing, and Utilities . More than 6 percent of Stayton residents (215) are
employed in thetransportation, warehousing, and utilities sectdranking behind Ridgefield (6.8
percent) and second among the benchmark cities. Since 2013, employment for this sector has
increased 22.9 percenccupational strength in this industry aligns with clusttrengths in
manufacturing and agriculture and food processing.

Commuting

There is no doubt that Stayton is a catominated town: 8 in 10 Stayton residents drive to work.
Additional insights include:

Highest Share of Carpooling . Approximately 14 perceno f St ayt onds resddents ¢
the second highest share among the benchmark cities and significantly above the national average
(9.2 percent).

Short Commute Time. St aytonds commut e tdseeendshotesvor k is 19.
commute among the benchmark cities, behind Hood River (16.8 minutes), and 7 minutes shorter than
the U.S. average (26.4 minutes).

Furthermore, as indicated in the following figure, very few Stayton residents also work in Stayton.
There is a significant amount of #bound and out-bound commuters. Most workers that commute
into Stayton come from Salem or th&lorth Santiamcanyon area. In contrast, several people living in
Stayton will commute farther into the Portland region for jobs. Degin to balance these commute
patterns, more housing optionshouldto be provided to allow people that commute into Stayton to
live the community, especially considering that the ibound commuters generally live within the
Salem area. It will be more challenging to provide more diveljgé opportunities such as those that
are in the Portland region to retain residents that are commuting.

Figure 8: Stayton Commute Patterns, 2015

Source: US Census LEHD
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